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EXECUTIVE SUMMARY

The two-county Colorado Springs metropolitan area is a very dynamic region that currently
includes 633,424 people living in 237,004 households, of which 360,412 are employed. The
dynamics of these socio-economic characteristics, as well as construction trends, will impact
future potentials along U.S. Highway 24 from Manitou Springs to Interstate 25, which is the
subject study corridor.

Historically, since 1980 the greater Colorado Springs area has been growing annually by 7,592
new jobs per year and this has caused the population to grow annually by 12,150 people in
4,860 households.

Through the next decade, the greater Colorado Springs area is projected to grow annually by
6,930 new jobs per year. This will result in annual population increases of 14,950 in 6,010
households and by 2016 the two-county Colorado Springs area will have 783,200 people living
in 297,100 households.

Greater Colorado Springs has approximately 13,600 lodging rooms and, annually, 6 million
tourists visit this region.

Since 1980, the greater Colorado Springs area has averaged annually the construction of 3,947
single-family homes and 1,164 multi-family units, for a total of 5,110 units.

Over the next decade the greater Colorado Springs region is projected to average annually the
construction of 6,556 units, including 4,616 single-family homes, 551 townhomes and
condominiums, 1,311 rental apartments, and 79 manufactured housing units.

The greater Colorado Springs area has approximately 15.5 million square feet of retail space
and adds approximately 225,000 square feet per year. Of this total, 2,154,350 square feet are
in the west and southwest subregions that make up the environs of the U.S. Highway 24
subject corridor.

The greater Colorado Springs area has 26.5 million square feet of office space and 1,790,365
square feet are in the southwest market that makes up the environs of the subject study
corridor. Since 1970, office space construction has averaged annually 514,200 square feet in
metropolitan Colorado Springs.

The demand for office space construction in greater Colorado Springs is projected annually over
the next decade to average 722,260 square feet.

The inventory of industrial and flex space in greater Colorado Springs includes 29.2 million
square feet. The northwest and southwest submarkets, which make up the environs of the
subject study corridor include 9 million square feet. Since 1970, greater Colorado Springs has
constructed 626,850 square feet of industrial/flex space.

The demand for industrial/flex space construction in greater Colorado Springs is projected
annually over the next decade to average 604,530 square feet.
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Greater Colorado Springs has approximately 13,600 hotel/motel rooms that accommodate in
excess of 6 million visitors each year. The hotel/motel market is projected to grow by 419
hotel/motel rooms each.

U.S. Highway 24 stretches approximately 6 miles from Interstate Highway 24 through Manitou
Springs and in this reach it serves as the major vehicular access route for a substantial
population base and a significant number of businesses. The immediate neighborhoods that
are within 5 minutes of 0.7 of a mile of U.S. Highway 24 are in its primary trade area for
convenience or neighborhood oriented commercial and personal service establishments, as
defined by the Urban Land Institute. When higher speeds and better access are accomplished
along this stretch of U.S. Highway 24 through improvements that upgrade the roadway to an
expressway or a freeway, this primary trade area expands. Under expressway standards,
neighborhoods within 1.5 miles are now within 5 minutes of this corridor and under freeway
standards neighborhoods within 2.0 miles are within 5 minutes of this corridor. It is important
to understand and profile the socio-economic characteristics of these three alternative primary
trade areas because they have substantial impacts on business and development potentials for
the areas serviced.

29,773 people reside in 13,978 households in this primary trade area, which has historically
been growing by 270 people in approximately 150 households, and almost 5% of the Colorado
Springs metropolitan area population live in this area. With improvements to expressway
standards 52,214 people reside in 24,173 households and this primary trade area has
historically been growing by 580 people in 310 households and over 8% of the Colorado Springs
metropolitan area population live in this area. With improvements to freeway standards 65,239
people reside in 29,654 households and this primary trade area has been growing by 750
people in 375 households and over 10% of the Colorado Springs metropolitan area population
live in this area.

By 2016 it is estimated that, under the current conditions, the primary trade area will grow to
32,564 people in 15,440 households; as an expressway, by 2016 the primary trade area would
grow to 58,250 people in 27,236 households; and as a freeway the primary trade area would
grow to 72,781 people in 33,491 households by 2016.

In the existing primary trade area of the subject stretch of U.S. Highway 24, THK inventoried
361 businesses, which represents 7.7% of the metro Colorado Springs total. These businesses
occupy 995,949 square feet of space, which is 6.3% of the metro total. This area also has
1,674 hotel/lodging rooms in 51 hotels/motels, which is 12% of the total room count in the
greater Colorado Springs area. Most of the businesses are restaurants.

Of this total, 91 businesses with 205,599 square feet are in Manitou Springs, and this
represents 25.2% of the businesses and 20.6% of the space.

Of this total, 72 businesses with 104,800 square feet are in Old Colorado City and this
represents 19.9% of the businesses and 10.5% of the space.

Of this total, 68 businesses with 331,198 square feet are at or near the I-25 intersection and
this represents 18.8% of the businesses and 33.3% of the space.

Of the total, 114 businesses with 375,392 square feet are convenience/neighborhood oriented
businesses, which is 31.6% of businesses and 37.7% of the space.
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Primary trade area households have a median family income of $39,691, and $12,680 is spent
in retail commercial and personal service businesses.

The existing primary trade area can support 193 business establishments and approximately
712,779 square feet.

Research indicates that approximately 72% of the support for businesses in this area comes
from residents that are conveniently located in surrounding neighborhoods, but more than 28%
of the support for the businesses served by this segment of U.S. Hwy 24 comes from outside of
the immediate area. This means that convenient access, shorter drive times, good visibility,
and adequate parking are critical to a significant number of patrons to this area.

This situation is even more dramatic when looking at specific businesses in the area. 50% of
the patrons to hardware stores in the existing primary trade area come from beyond the nearby
neighborhoods. 57% of the automobile related businesses gain their support from outsiders,
64% of restaurant patronage comes from outsiders, 34% of drugstore patronage, and 45% of
miscellaneous business support comes from outsiders.

Given the fact that U.S. Hwy 24 businesses in this market rely heavily on regional support, an
examination has been made to determine how much more business could be done by these
businesses if U.S. Hwy 24 is improved to either an expressway or a freeway. An expressway
would expand the primary trade area from 0.7 miles to 1.5 miles and a freeway would expand it
to 2.0 miles.

The population of the primary trade area under expressway standards would grow to 52,214
people in 24,173 households, and as a freeway to 65,239 people in 29,654 households.

More importantly to the businesses serviced by this segment of U.S. Hwy 24, $130.72 million
more dollars of support will be available, an increase of 74% under expressway standards and
$203.23 million more dollars of support will be available, an increase of 115%, under freeway
standards. These increases widen by 2011 and 2016. This added potential dollar support will
significantly improve the sales volume and profitability accomplished by the many businesses
that rely on U.S. Hwy 24.

When existing store types are compared to demand estimates, the existing primary trade area
is substantially underrepresented by apparel and accessory stores, as well as furniture and
equipment stores. In total, as much as 187,154 square feet of additional retail and personal
service space could be currently added to the existing primary trade area. Under existing
conditions, the business sales are projected to grow by approximately 1% per year in the
primary trade area over the next decade. As a result, the need for additional retail and
personal service space, especially in the underrepresented store types, will grow to 196,700
square feet in 2011 and 206,734 square feet by 2016.

If this segment of U.S. Highway 24 is upgraded to an expressway, the support for
underrepresented business space, especially apparel and furniture square footage demand
would expand to 284,850 square feet today and grow to 302,350 square feet by 2011 and
320,940 square feet by 2016. If this segment of U.S. Highway 24 is upgraded to a freeway, the
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Annual Sq.Ft./Units 10 yr. Cumulative Sq.Ft./Units 10 yr. Acreage Requirements

Retail 20,673 206,734 23.7
Office 72,226 722,260 82.9
Hotel 52 518 13.0

Industrial 18,136 181,359 11.9
Rental Apartments 35 350 23.3

Condominiums and Townhomes 14 140 14.0
Single-Family Detached 104 1,039 346.4

Total 515.1

Note: Retail coverage is estimated at 20%, office coverage is estimated at 25%, hotel at 40 rooms per acre, industrial/flex at 35%,
rental apartments at 15 per acre, townhome/condo at 10 units per acre, and single family at 3 units per acre

Source: THK Associates, Inc.

Summary of Real Estate Demands for the U.S. Highway 24 Primary Trade Area (Current Scenario)

support for underrepresented business space, especially apparel and furniture square footage
demand would expand to 351,920 square feet today and grow to 372,550 square feet by 2011
and 396,520 square feet by 2016. When the demand for retail and personal service business
space is compared from existing conditions of the primary trade area versus an expressway, the
demand for additional space is 97,696 square feet greater today and would grow to 114,206
square feet by 2016. When the demand for retail and personal service business space is
compared from existing conditions of the primary trade area versus a freeway, the demand for
additional space is 164,760 square feet greater today and would grow to 189,790 square feet
by 2016.

Market research and analysis has demonstrated real estate development potentials that will
evolve over the next decade in the primary trade area of this segment of U.S. Highway 24.
These potentials have been studied under distinct classifications including residential, hotel and
lodging, retail commercial, and office and flex space. Residential potentials were distinguished
as single-family, townhome and condominiums, and rental apartments. The hotel and lodging
markets included full service and limited service hotel rooms. Under current conditions, or as
an expressway or freeway, the primary trade area for this segment of U.S. Highway 24 can
capture the following percentages of the greater Colorado Springs market for various land uses:

With these capture rates of the projected markets for real estate in the greater Colorado
Springs area, estimates of the annual demand, 10 year cumulative demand and land area
requirements for the primary trade area under existing conditions, as an expressway and as a
freeway have been made and summarized as follows.

Current Expressway Freeway
Scenario Scenario Scenario

Retail 1.81% 3.80% 4.70%
Office 10.00% 15.60% 16.40%
Hotel 15.34% 23.93% 25.16%

Industrial 3.00% 4.68% 4.92%
Rental Apartments 2.67% 5.57% 6.87%

Condominiums and Townhomes 2.54% 5.27% 6.36%
Single-Family Detached 2.25% 4.73% 5.81%

Real Estate Market Capture Rates
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Over the next decade there will be a demand for the urbanization of approximately 515.1 acres
in the subject segment of U.S. Highway 24 and this would take the form as new construction or
redevelopment of existing structures. If U.S. Highway 24 from Manitou Springs to Interstate 25
is upgraded to an expressway, the demand for the urbanization of land would grow to
984.6acres, which is an increase of 469.5 acres over the projected demand under existing
conditions. If this segment of U.S. Highway 24 is upgraded to a freeway, the demand for the
urbanization of land would grow to 1,183.7 acres, which is 668.6 acres over the demand under
existing conditions. The demand for the urbanization of the land would grow by 199.1 acres if
freeway improvements occur, as opposed to an expressway.

Annual Sq.Ft./Units 10 yr. Cumulative Sq.Ft./Units 10 yr. Acreage Requirements

Retail 32,094 320,940 36.8
Office 112,673 1,126,726 103.5
Hotel 81 809 20.2

Industrial 28,292 282,920 18.6
Rental Apartments 73 731 48.7

Condominiums and Townhomes 29 290 29.0
Single-Family Detached 218 2,183 727.8

Total 984.6

Note: Retail coverage is estimated at 20%, office coverage is estimated at 25%, hotel at 40 rooms per acre, industrial/flex at 35%,
rental apartments at 15 per acre, townhome/condo at 10 units per acre, and single family at 3 units per acre

Source: THK Associates, Inc.

Summary of Real Estate Demands for the U.S. Highway 24 Primary Trade Area (Expressway Scenario)

Annual Sq.Ft./Units 10 yr. Cumulative Sq.Ft./Units 10 yr. Acreage Requirements

Retail 39,652 396,520 45.5
Office 118,451 1,184,506 108.8
Hotel 85 850 21.3

Industrial 29,743 297,429 19.5
Rental Apartments 90 900 60.0

Condominiums and Townhomes 35 350 35.0
Single-Family Detached 268 2,681 893.6

Total 1,183.7

Note: Retail coverage is estimated at 20%, office coverage is estimated at 25%, hotel at 40 rooms per acre, industrial/flex at 35%,
rental apartments at 15 per acre, townhome/condo at 10 units per acre, and single family at 3 units per acre

Source: THK Associates, Inc.

Summary of Real Estate Demands for the U.S. Highway 24 Primary Trade Area (Freeway Scenario)



U.S. HIGHWAY 24

1

I. INTRODUCTION

Substantial improvements are being considered for approximately 6 miles of U.S. Highway 24
from Manitou Springs to Interstate 25. An important part of the evolution of alternative
improvement programs being considered for this segment of U.S. Highway 24 is an assessment
of impacts on local businesses serviced by the stretch of U.S. Highway 24 from Manitou Springs
to Interstate 25.

Currently, the three alternative improvement programs include a “do nothing” approach; a
widening program that anticipates at grade intersections upgrading this segment of U.S.
Highway 24 to an expressway with posted speeds of approximately 50 miles per hour; and,
finally, a widening program that anticipates grade separated interchanges upgrading this
segment of U.S. Highway 24 to a freeway with posted speeds at approximately 55 miles per
hour.

To make an assessment of impacts that these alternative improvements will have on businesses
serviced by this segment of U.S. Highway 24, initially a profile of the two-county greater
Colorado Springs metropolitan region was conducted to establish a set of baseline statistics for
the performance of this market in general. Socio-economic trends for the greater Colorado
Springs area were profiled, including historical and projected employment, population, and
household growth. Real estate development trends were also profiled, demonstrating recent
and projected construction activity in the retail, office, industrial/flex, and hotel sectors, as well
as residential construction including rental apartments, condominiums, and townhomes and
single-family units.

With this information as the foundation, research then focused upon the U.S. Highway 24
corridor from Manitou Springs to Interstate 25 and the primary trade area it services. Initially,
the primary trade area under current conditions was profiled to include the population,
households, incomes, expenditure patterns, and growth dynamics for neighborhoods within a
five-minute drive time, or approximately 0.7 miles of this segment of U.S. Highway 24. This
five-minute drive time is typically used to define the convenience or neighborhood oriented
trade are for shopping. The primary trade area for the expressway was then defined and
profiled to include a five-minute drive time, but the distance grew to approximately 1.5 miles
because of the higher speed. Finally, the primary trade area for the freeway alternative was
defined to include a five-minute drive time, but the distance grew to approximately 2 miles
because of even higher speeds. These profiles allowed a determination to be made regarding
existing and future expenditures and the business support that can be anticipated by businesses
serviced by this segment of U.S. Highway 24 under the three alternative improvement
programs.

A perspective of these demand projections was gained through an inventory that characterized
the 361 businesses with 995,949 square feet of retail and personal service establishments along
with the 51 hotels and motels with 1,674 rooms that are in close proximity and serviced by this
segment of U.S. Highway 24. Businesses were distinguished by location in Manitou Springs, Old
Colorado City, or near the Interstate 25 interchange and their convenience orientation was also
assessed. A determination was made as to their portion of their business support that comes
from nearby neighborhoods versus that from the region. Regional support, which overall was
estimated at over 28% and as high as 56% for restaurants in this area, would improve through
better access, visibility, and parking proposed under the expressway and freeway alternatives.
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Identifying how much more business and, specifically, what kinds of businesses thrive when
initial dollar support increases by 74%, as is the case of the expressway alternative, or an
increase of 115% in the case of the freeway alternative, became the final focus of this phase of
this research analysis.

In addition to existing businesses gaining more dollar support potential as a result of expanded
primary trade areas with improvements to an expressway or freeway, this segment of the U.S.
Highway 24 corridor will experience substantially more demand for the development of real
estate. The final section of this report focuses on identifying and quantifying these potentials.
The historical performance of this corridor suggests that under existing conditions this region
will experience a demand over the next decade for the urbanization of 501.5 acres. This would
grow to 756.1 acres if improved to an expressway and 800.7 acres if improved to a freeway. In
the final section, this projected absorption is profiled as retail and personal service space, office
space, industrial/flex space, hotel/motel rooms, rental apartments, townhome and
condominiums, and single-family development.



REGIONAL LOCATION
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II. DESCRIPTION OF THE U.S. HIGHWAY 24 CORRIDOR FROM MANITOU
SPRINGS TO INTERSTATE 25

The study corridor spans approximately 6 miles from Manitou Springs to Interstate 25 and
services approximately 360 businesses that are housed in 996,000 square feet of business
space, as well as 51 hotels/motels with 1,674 rooms. Most of these businesses are located in
Manitou Springs, Old Colorado City, or near the Interstate 25 interchange. This segment of
U.S. Highway 24 is a major gateway to the Rocky Mountains and offers scenic views of Pikes
Peak, The Garden of the Gods, and the front range. Rolling, undulating terrain parallels this
corridor and Fountain Creek is adjacent to the roadway, further enhancing its beauty. U.S.
Highway 24 and its intersections with Interstate 25, 21st street, 26th Street, 31st Street and
Ridge Road afford easy access to Fort Carson Army Base, Peterson Air Force Base, the Colorado
Springs Airport, and downtown Colorado Springs. Massive expansion at Fort Carson is expected
to add 12,000 new soldiers in the next 4 to 5 years.

Three alternative improvement alternatives are being considered for this segment of U.S.
Highway 24, including a “no build” alternative, an expressway alternative, and a freeway
alternative. The “no build” alternative would continue with 7.5 access points with mostly at
grade intersections; the expressway would have the same 7.5 access points but 5 intersections
would be removed and 35 side street access points would be removed resulting in a 57%
decrease in travel time on this segment of U.S. Highway 24 and a 5% increase in travel time on
Colorado Avenue; the freeway alternative would reduce access points to 5.5 by treating 26th

Street and Ridge Road to overpasses and 5 intersections would be removed along with 39 side
street access points, which would reduce travel time by 63% on this segment of U.S. Highway
24 and a 3% decrease in travel time on Colorado Avenue. Significant other safety, accessibility,
mobility, community, environmental, economical, and implementation issues are being
evaluated and some will be addressed in this market research report.



SITE VICINITY
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III. ECONOMIC BASE AND DEMOGRAPHIC ANALYSIS FOR THE TWO-COUNTY
COLORADO SPRINGS MARKET AREA

A. Employment Growth Trends

This section examines historical and projected trends in employment growth. Table III-1 shows
historical employment growth by year in the two-county Colorado Springs Metropolitan
Statistical Area (MSA) that includes El Paso and Teller Counties. Over a 36-year period, total
employment jumped from 116,503 in 1970 to 360,412 in 2005 -- an annual average growth of
6,969 jobs. Between 1995 and 2005, this market area added an average of 6,737 jobs on an
annual basis. The market area experienced a net loss of jobs in 2002. However, the market
area gained approximately 199 jobs in 2003, 6,702 jobs in 2004, and 4,475 jobs in 2005;
modest gains by historical standards. Tables III-1A and III-1B distinguish employment growth
by county and demonstrate that El Paso County dominates by capturing 96.1% of the annual
average employment increases since 1970.

Since 1970, the market area has experienced growth in all industries. In terms of growth
magnitudes, the most significant contributor to the local economy has been the services
industry, which averaged the addition of 2,522 new jobs per year during the 1970-2005 period.
Other strong growth industries include the retail and FIRE (Finance, Insurance, and Real Estate)
sectors, which added 1,217 and 933 jobs respectively on an average annual basis between
1970 and 2005. During the 2002 to 2005 period, an average of 3,669 jobs were added
annually in the two-county market area (see Table III-2). Tables III-2A and III-2B distinguish
historical employment growth by industry in each of the two counties, and again, it shows the
dominance of El Paso County.

Fueling the market area’s employment growth is a reasonably diverse economic base with solid
employment in a range of industries. Table III-3 projects employment by industry for the
market area from 2006 to 2016. As shown, the market area will continue to add jobs at a
strong pace throughout the decade, with total employment averaging increases of 6,930 jobs
annually. The services sector will lead the way averaging annual gains of 2,204 jobs. The FIRE
sector will also continue to expand, averaging the addition of 1,664 new jobs per year, while
the government and farm sectors are expected to remain relatively flat and the mining sector is
expected to experience some contraction.



U.S. HIGHWAY 24

7

Annual Change
Year Total Employment Numerical Percent

1970 116,503
1980 170,599 5,410 3.9%
1981 178,992 8,393 4.9%
1982 185,703 6,711 3.7%
1983 192,862 7,159 3.9%
1984 210,414 17,552 9.1%
1985 221,996 11,582 5.5%
1986 227,860 5,864 2.6%
1987 231,057 3,197 1.4%
1988 237,624 6,567 2.8%
1989 240,241 2,617 1.1%
1990 236,989 -3,252 -1.4%
1991 243,303 6,314 2.7%
1992 253,040 9,737 4.0%
1993 264,355 11,315 4.5%
1994 281,411 17,056 6.5%
1995 293,044 11,633 4.1%
1996 305,975 12,931 4.4%
1997 317,850 11,875 3.9%
1998 328,681 10,831 3.4%
1999 337,890 9,209 2.8%
2000 348,425 10,535 3.1%
2001 350,980 2,555 0.7%
2002 349,036 -1,944 -0.6%
2003 349,235 199 0.1%
2004 355,937 6,702 1.9%
2005 360,412 4,475 1.3%

Annual Change

1970-2005 6,969 3.3%

1995-2005 6,737 2.1%

2000-2005 2,397 0.7%

2002-2005 3,792 1.1%

* Two-County Area includes El Paso and Teller Counties

Table III-1: Employment Trends in the Two-County Colorado Springs MSA, 1970 - 2005

Source: U.S. Dept. of Commerce, Bureau of Economic Analysis, and THK Associates, Inc.
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Annual Change
Year Total Employment Numerical Percent

1970 115,292
1980 167,702 5,241 3.8%
1981 175,989 8,287 4.9%
1982 182,605 6,616 3.8%
1983 189,524 6,919 3.8%
1984 206,821 17,297 9.1%
1985 218,162 11,341 5.5%
1986 223,897 5,735 2.6%
1987 227,065 3,168 1.4%
1988 233,399 6,334 2.8%
1989 236,004 2,605 1.1%
1990 232,820 -3,184 -1.3%
1991 238,503 5,683 2.4%
1992 246,642 8,139 3.4%
1993 257,343 10,701 4.3%
1994 273,402 16,059 6.2%
1995 284,137 10,735 3.9%
1996 296,528 12,391 4.4%
1997 307,700 11,172 3.8%
1998 318,630 10,930 3.6%
1999 327,738 9,108 2.9%
2000 337,980 10,242 3.1%
2001 340,424 2,444 0.7%
2002 338,562 -1,862 -0.5%
2003 338,873 311 0.1%
2004 345,287 6,414 1.9%
2005 349,569 4,282 1.2%

Annual Change

1970-2005 6,694 3.2%

1995-2005 6,543 2.1%

2000-2005 2,318 0.7%

2002-2005 3,669 1.1%

Table III-1A: Employment Trends in El Paso County, 1970 - 2005

Source: U.S. Dept. of Commerce, Bureau of Economic Analysis, and THK Associates, Inc.
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Annual Change
Year Total Employment Numerical Percent

1970 1,211
1980 2,897 169 9.1%
1981 3,003 106 3.7%
1982 3,098 95 3.2%
1983 3,338 240 7.7%
1984 3,593 255 7.6%
1985 3,834 241 6.7%
1986 3,963 129 3.4%
1987 3,992 29 0.7%
1988 4,225 233 5.8%
1989 4,237 12 0.3%
1990 4,169 -68 -1.6%
1991 4,800 631 15.1%
1992 6,398 1,598 33.3%
1993 7,012 614 9.6%
1994 8,009 997 14.2%
1995 8,907 898 11.2%
1996 9,447 540 6.1%
1997 10,150 703 7.4%
1998 10,051 -99 -1.0%
1999 10,152 101 1.0%
2000 10,445 293 2.9%
2001 10,556 111 1.1%
2002 10,474 -82 -0.8%
2003 10,362 -112 -1.1%
2004 10,650 288 2.8%
2005 10,843 192 1.8%

Annual Change

1970-2005 275 6.5%

1995-2005 194 2.0%

2000-2005 80 0.8%

2002-2005 123 1.2%

Source: U.S. Dept. of Commerce, Bureau of Economic Analysis, and THK Associates, Inc.

Table III-1B: Employment Trends in Teller County, 1970 - 2005
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Table III-2: Employment by Industry for the Two-County Market Area, 1970 - 2005

Industry 1970 1980 1985 1990 1991 1992 1993 1994 1995 1996
Wage & Salary
(By Place of Work) 115,495 169,438 220,879 235,916 242,319 252,080 263,261 280,293 291,958 304,840

Ag, S,F,F /1 271 762 1,396 1,671 1,639 1,633 1,907 2,270 2,342 2,538
Mining 234 444 906 654 816 900 754 878 985 863

Construction 5,285 9,246 15,157 9,659 10,079 11,872 13,065 14,834 15,619 17,685
Manufacturing 6,638 16,430 25,096 24,123 22,976 23,076 24,283 25,720 26,190 26,728
T & U /2 3,352 5,103 6,334 6,973 7,173 7,648 9,084 10,487 11,557 13,228
Wholesale Trade 1,632 3,813 4,588 6,380 6,544 6,723 6,155 6,344 6,498 6,848
Retail Trade 14,008 26,101 35,056 38,911 40,060 41,651 43,829 47,728 50,761 53,845
FIRE /3 8,453 16,438 20,902 18,184 17,656 18,022 18,536 18,727 21,486 23,128
Services 19,940 35,911 50,627 66,128 71,457 75,684 80,730 86,589 90,245 94,865
Government 55,682 55,190 60,817 63,233 63,919 64,871 64,918 66,716 66,275 65,112

Farm 1,008 1,161 1,117 1,073 984 960 1,094 1,118 1,086 1,135

Total Employment 116,503 170,599 221,996 236,989 243,303 253,040 264,355 281,411 293,044 305,975

Industry 1999 2000 2001 2002 2003 2004 2005 1970-2005 1995-2005
Wage & Salary
(By Place of Work) 336,701 347,208 349,716 347,779 347,954 354,635 359,088 6,960 6,713

Ag, S,F,F /1 3,311 3,337 3,443 3,506 3,590 3,744 3,877 103 154
Mining 905 831 763 691 629 583 537 9 -45

Construction 20,788 22,389 23,281 23,894 24,662 25,921 27,056 622 1,144
Manufacturing 29,105 30,157 30,174 29,798 29,594 29,930 30,060 669 387
T & U /2 15,943 16,104 16,557 16,801 17,146 17,817 18,388 430 683
Wholesale Trade 8,011 8,456 8,626 8,684 8,792 9,065 9,282 219 278
Retail Trade 56,349 57,334 57,258 56,437 55,945 56,471 56,609 1,217 585
FIRE /3 30,272 32,576 34,168 35,371 36,824 39,039 41,102 933 1,962
Services 104,433 107,773 107,991 106,798 106,221 107,579 108,204 2,522 1,796
Government 67,584 68,251 67,455 65,800 64,551 64,484 63,973 237 -230

Farm 1,189 1,217 1,264 1,257 1,281 1,302 1,324 9 24

Total Employment 337,890 348,425 350,980 349,036 349,235 355,937 360,412 6,969 6,737

1\ Agricultural Services, Forestry, & Fisheries
2\ Transportation & Utilities
3\ Finance, Insurance, Real Estate

Source: Bureau of Economic Analysis and THK Associates, Inc.

Average Annual Change

1997 1998

316,644 327,474

2,817 3,022
997 915

18,427 19,627
27,877 29,202
13,828 13,652
7,512 7,956

54,445 54,790
26,188 29,581
99,129 101,685
65,424 67,044
1,206 1,207

317,850 328,681

2000-2005 2002-2005

2,376 3,770

108 124
-59 -51
933 1,054
-19 87
457 529
165 199

-145 57
1,705 1,910

86 468
-856 -609

21 22

2,397 3,792
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Industry 1970 1980 1985 1990 1991 1992 1993 1994 1995 1996 1997
Wage & Salary
(By Place of Work) 114,356 166,620 217,133 231,836 237,607 245,770 256,348 272,381 283,145 295,485 306,587

Ag, S,F,F /1 268 730 1,358 1,599 1,570 1,567 1,819 2,156 2,240 2,433 2,700
Mining 178 372 788 581 690 650 589 658 570 500 583

Construction 5,227 8,936 14,702 9,343 9,688 11,417 12,546 14,251 14,972 16,974 17,652
Manufacturing 6,615 16,347 25,024 23,976 22,832 22,878 24,085 25,473 25,954 26,465 27,593
T & U /2 3,328 5,029 6,221 6,855 7,040 7,526 8,945 10,324 11,382 12,993 13,583
Wholesale Trade 1,607 3,796 4,543 6,285 6,456 6,614 6,044 6,236 6,401 6,684 7,342
Retail Trade 13,763 25,556 34,273 37,967 39,014 40,556 42,697 46,308 49,274 52,338 52,917
FIRE /3 8,268 15,897 20,329 17,722 17,180 17,557 17,937 18,011 20,696 22,248 25,070
Services 19,700 35,223 49,640 64,959 69,946 72,919 77,578 83,137 86,336 90,742 94,766
Government 55,402 54,734 60,255 62,549 63,191 64,086 64,108 65,827 65,320 64,108 64,381

Farm 936 1,082 1,029 984 896 872 995 1,021 992 1,043 1,113

Total Employment 115,292 167,702 218,162 232,820 238,503 246,642 257,343 273,402 284,137 296,528 307,700

Average Annual Change
Industry 1999 2000 2001 2002 2003 2004 2005 1970-2005 1995-2005 2000-2005
Wage & Salary
(By Place of Work) 326,641 336,857 339,258 337,406 337,693 344,088 348,351 6,686 6,521 2,299

Ag, S,F,F /1 3,181 3,205 3,306 3,367 3,449 3,596 3,723 99 148 104
Mining 553 529 499 464 435 414 392 6 -18 -27

Construction 19,893 21,454 22,294 22,868 23,597 24,780 25,844 589 1,087 878
Manufacturing 28,807 29,817 29,799 29,398 29,176 29,466 29,557 655 360 -52
T & U /2 15,715 15,862 16,312 16,559 16,909 17,573 18,137 423 676 455
Wholesale Trade 7,806 8,241 8,390 8,432 8,525 8,771 8,963 210 256 144
Retail Trade 54,753 55,809 55,722 54,919 54,450 54,939 55,054 1,180 578 -151
FIRE /3 29,199 31,406 32,997 34,222 35,705 37,910 39,976 906 1,928 1,714
Services 100,271 103,443 103,707 102,633 102,176 103,518 104,163 2,413 1,783 144
Government 66,463 67,091 66,232 64,543 63,271 63,121 62,541 204 -278 -910

Farm 1,097 1,123 1,166 1,156 1,180 1,199 1,218 8 23 19

Total Employment 327,738 337,980 340,424 338,562 338,873 345,287 349,569 6,694 6,543 2,318

1\ Agricultural Services, Forestry, & Fisheries
2\ Transportation & Utilities
3\ Finance, Insurance, Real Estate

Source: Bureau of Economic Analysis and THK Associates, Inc.

Table-2A: Employment by Industry for El Paso County, 1970-2005

1998

317,517

2,898
553

18,788
28,908
13,415
7,744

53,256
28,550
97,437
65,968
1,113

318,630

2002-2005

3,648

119
-24
992

53
526
177

45
1,918

510
-667

21

3,669
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Table III-2B: Employment by Industry for Teller County, 1970 - 2005

Industry 1970 1980 1985 1990 1991 1992 1993 1994 1995 1996 1997
Wage & Salary
(By Place of Work) 1,139 2,818 3,746 4,080 4,712 6,310 6,913 7,912 8,813 9,355 10,057

Ag, S,F,F /1 3 32 38 72 69 66 88 114 102 105 117
Mining 56 72 118 73 126 250 165 220 415 363 414
Construction 58 310 455 316 391 455 519 583 647 711 775
Manufacturing 23 83 72 147 144 198 198 247 236 263 284
T & U /2 24 74 113 118 133 122 139 163 175 235 245
Wholesale Trade 25 17 45 95 88 109 111 108 97 164 170
Retail Trade 245 545 783 944 1,046 1,095 1,132 1,420 1,487 1,507 1,528
FIRE /3 185 541 573 462 476 465 599 716 790 880 1,118
Services 240 688 987 1,169 1,511 2,765 3,152 3,452 3,909 4,123 4,363
Government 280 456 562 684 728 785 810 889 955 1,004 1,043

Farm 72 79 88 89 88 88 99 97 94 92 93

Total Employment 1,211 2,897 3,834 4,169 4,800 6,398 7,012 8,009 8,907 9,447 10,150

Industry 1999 2000 2001 2002 2003 2004 2005 1970-2005 1995-2005 2000-2005
Wage & Salary
(By Place of Work) 10,060 10,351 10,458 10,373 10,261 10,547 10,737 274 192 77

Ag, S,F,F /1 130 132 136 139 141 148 154 4 5 4
Mining 352 302 264 226 194 169 145 3 -27 -31
Construction 895 935 988 1,026 1,065 1,141 1,212 33 56 55
Manufacturing 298 340 375 400 419 464 503 14 27 33
T & U /2 228 242 245 242 236 245 251 6 8 2
Wholesale Trade 205 215 235 251 267 294 319 8 22 21
Retail Trade 1,596 1,525 1,536 1,518 1,495 1,533 1,556 37 7 6
FIRE /3 1,073 1,170 1,171 1,148 1,120 1,130 1,126 27 34 -9
Services 4,162 4,330 4,284 4,165 4,045 4,061 4,040 109 13 -58
Government 1,121 1,160 1,223 1,257 1,280 1,363 1,432 33 48 54

Farm 92 94 98 101 101 103 106 1 1 2

Total Employment 10,152 10,445 10,556 10,474 10,362 10,650 10,843 275 194 80

1\ Agricultural Services, Forestry, & Fisheries
2\ Transportation & Utilities
3\ Finance, Insurance, Real Estate

Source: Bureau of Economic Analysis and THK Associates, Inc.

Average Annual Change

1998

9,957

124
362
839
294
237
212

1,534
1,031
4,248
1,076

94

10,051

2002-2005

121

5
-27
62
34

3
22
12
-8

-41
58

2

123



U.S. HIGHWAY 24

14

-1,000

-500

0

500

1,000

1,500

2,000

2,500

3,000

Ag
,S

,F
,F

/1

M
in

in
g

Co
ns

tr
uc

tio
n

M
an

uf
ac

tu
rin

g

T
&

U
/2

W
ho

le
sa

le
Tr

ad
e

Re
ta

il
Tr

ad
e

FI
RE

/3

Se
rv

ic
es

G
ov

er
nm

en
t

Fa
rm

Employment Trends By Industry in the Two-County Market Area, 1970-2005

1970-2005 1995-2005 2000-2005 2002-2005

-1,000

-500

0

500

1,000

1,500

2,000

2,500

Ag
,S

,F
,F

/1

M
in

in
g

Co
ns

tr
uc

tio
n

M
an

uf
ac

tu
rin

g

T
&

U
/2

W
ho

le
sa

le
Tr

ad
e

Re
ta

il
Tr

ad
e

FI
RE

/3

Se
rv

ic
es

G
ov

er
nm

en
t

Fa
rm

Employment Trends By Industry inEl Paso County, 1970-2005

1970-2005 1995-2005 2000-2005 2002-2005

-60

-40

-20

0

20

40

60

80

100

120

Ag
,S

,F
,F

/1

M
in

in
g

Co
ns

tr
uc

tio
n

M
an

uf
ac

tu
rin

g

T
&

U
/2

W
ho

le
sa

le
Tr

ad
e

Re
ta

il
Tr

ad
e

FI
RE

/3

Se
rv

ic
es

G
ov

er
nm

en
t

Fa
rm

Employment Trends By Industry inTeller County, 1970-2005

1970-2005 1995-2005 2000-2005 2002-2005



15

Percent of Total Employment by Industry, 2005

Construction
8% Manufacturing

8%

Wholesale Trade
3%

Retail Trade
16%

FIRE /3
11%

Services
30%

Government
18% T & U /2

5%

Farm
0%

Mining
0%

Ag, S,F,F /1
1%
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Annual
Rate of

Industry Change 2006 2007 2008 2009 2010 2011
Total Non Farm
(By Place of Work) 1.7% 365,157 371,367 377,722 384,226 390,883 397,697

Ag, S,F,F /1 2.5% 3,974 4,072 4,173 4,277 4,383 4,491
Mining -4.2% 515 494 473 453 435 417

Construction 3.2% 27,922 28,815 29,737 30,689 31,671 32,684
Manufacturing 0.8% 30,301 30,543 30,788 31,034 31,282 31,532
T & U /2 2.6% 18,859 19,341 19,837 20,344 20,865 21,399
Wholesale Trade 2.1% 9,475 9,672 9,873 10,078 10,288 10,502
Retail Trade 1.3% 57,334 58,068 58,811 59,564 60,326 61,098
FIRE /3 3.4% 42,483 43,910 45,386 46,911 48,487 50,116
Services 1.8% 110,194 112,222 114,287 116,390 118,531 120,712
Government 0.2% 64,101 64,229 64,358 64,486 64,615 64,744

Farm 1.2% 1,340 1,357 1,374 1,391 1,408 1,425

Total Employment 1.7% 366,497 372,724 379,096 385,617 392,291 399,123
Job growth/(losses) 6,085 6,227 6,372 6,521 6,674 6,832

142 145 149 153
Average

Annual
Industry 2012 2013 2014 2015 2016 Change
Wage & Salary
(By Place of Work) 404,672 411,813 419,123 426,607 434,269 12,570 6,911

Ag, S,F,F /1 4,603 4,717 4,834 4,954 5,077 110
Mining 399 383 367 351 337 -18

Construction 33,730 34,810 35,924 37,073 38,260 3600 1,034
Manufacturing 31,785 32,039 32,295 32,554 32,814 -3750 251
T & U /2 21,947 22,509 23,085 23,676 24,282 542
Wholesale Trade 10,720 10,943 11,171 11,403 11,641 217
Retail Trade 61,881 62,673 63,475 64,287 65,110 778
FIRE /3 51,800 53,540 55,339 57,199 59,121 3442 1,664
Services 122,933 125,195 127,499 129,845 132,234 9275 2,204
Government 64,874 65,004 65,134 65,264 65,395 129

Farm 1,443 1,461 1,479 1,498 1,516 18

Total Employment 406,116 413,274 420,602 428,104 435,786 12,570 6,930
Job growth/(losses) 6,993 7,158 7,328 7,502 7,681

4800

1\ Agricultural Services, Forestry, & Fisheries
2\ Transportation & Utilities
3\ Finance, Insurance, Real Estate

Table III-3: Projected Employment in the Two-County Colorado Springs MSA, 2006 - 2016

Source: THK Associates, Inc.
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Annual
Rate of

Industry Change 2006 2007 2008 2009 2010 2011
Total Non Farm
(By Place of Work) 1.8% 354,297 360,379 366,602 372,969 379,485 386,153

Ag, S,F,F /1 2.4% 3,813 3,904 3,998 4,094 4,192 4,293
Mining -2.5% 382 372 363 354 345 336
Construction 3.2% 26,671 27,525 28,405 29,314 30,252 31,220
Manufacturing 0.8% 29,793 30,032 30,272 30,514 30,758 31,004
T & U /2 2.6% 18,602 19,078 19,566 20,067 20,581 21,108
Wholesale Trade 2.0% 9,142 9,325 9,512 9,702 9,896 10,094
Retail Trade 1.4% 55,803 56,561 57,331 58,110 58,901 59,702
FIRE /3 3.4% 41,319 42,708 44,143 45,626 47,159 48,744
Services 1.8% 106,080 108,032 110,019 112,044 114,105 116,205
Government 0.2% 62,691 62,842 62,993 63,144 63,295 63,447

Farm 1.2% 1,233 1,249 1,264 1,280 1,296 1,312

Total Employment 1.8% 355,530 361,627 367,866 374,249 380,781 387,465
Job growth/(losses) 5,960 6,098 6,239 6,383 6,532 6,684

137 141 145 148
Average

Annual
Industry 2012 2013 2014 2015 2016 Change
Wage & Salary 0
(By Place of Work) 392,977 399,961 407,110 414,428 421,919 12,570 6,762

0
Ag, S,F,F /1 4,396 4,501 4,609 4,720 4,833 0 102
Mining 327 319 311 303 295 0 -9
Construction 32,219 33,250 34,315 35,413 36,546 3600 987
Manufacturing 31,252 31,502 31,755 32,009 32,265 -3750 247
T & U /2 21,648 22,202 22,771 23,354 23,951 0 535
Wholesale Trade 10,296 10,502 10,712 10,926 11,144 0 200
Retail Trade 60,514 61,337 62,171 63,016 63,873 0 807
FIRE /3 50,381 52,074 53,824 55,632 57,502 3442 1,618
Services 118,343 120,521 122,738 124,997 127,296 9275 2,122
Government 63,600 63,752 63,905 64,059 64,212 0 152

Farm 1,328 1,345 1,361 1,378 1,396 0 16
0

Total Employment 394,305 401,306 408,471 415,806 423,314 12,570 6,780
Job growth/(losses) 6,840 7,001 7,166 7,335 7,508 0

4800

1\ Agricultural Services, Forestry, & Fisheries
2\ Transportation & Utilities
3\ Finance, Insurance, Real Estate

Table III-3A: Projected Employment inEl Paso County, 2006 - 2016

Source: THK Associates, Inc.
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Annual
Rate of

Industry Change 2006 2007 2008 2009 2010 2011
Total Non Farm
(By Place of Work) 1.3% 10,860 10,988 11,120 11,257 11,398 11,545

Ag, S,F,F /1 4.2% 161 168 175 183 190 198
Mining -11.0% 133 121 110 100 90 81
Construction 3.2% 1,251 1,291 1,332 1,375 1,419 1,464
Manufacturing 0.8% 507 511 515 520 524 528
T & U /2 2.6% 257 264 270 277 284 292
Wholesale Trade 4.1% 332 347 361 376 392 408
Retail Trade -2.1% 1,531 1,506 1,480 1,453 1,426 1,397
FIRE /3 3.4% 1,163 1,203 1,243 1,285 1,328 1,373
Services 1.8% 4,115 4,190 4,268 4,346 4,426 4,507
Government -1.7% 1,410 1,387 1,365 1,342 1,320 1,297

Farm 1.2% 107 108 110 111 112 114

Total Employment 1.3% 10,967 11,096 11,230 11,368 11,511 11,658
Job growth/(losses) 125 129 134 138 143 148

141.7812067 145.4505841 149.2275073 153.115101
Average

Annual
Industry 2012 2013 2014 2015 2016 Change
Wage & Salary
(By Place of Work) 11,696 11,852 12,013 12,179 12,351 12,570 149

0
Ag, S,F,F /1 207 215 224 234 243 0 8
Mining 72 63 56 48 41 0 -9
Construction 1,511 1,559 1,609 1,661 1,714 3,600 46
Manufacturing 532 536 541 545 549 -3,750 4
T & U /2 299 307 315 323 331 0 7
Wholesale Trade 425 442 459 477 496 0 16
Retail Trade 1,367 1,336 1,304 1,271 1,237 0 -29
FIRE /3 1,419 1,466 1,516 1,567 1,619 3,442 46
Services 4,590 4,675 4,761 4,849 4,938 9,275 82
Government 1,274 1,252 1,229 1,205 1,182 0 -23

Farm 115 116 118 119 121 0 1

Total Employment 11,811 11,968 12,131 12,298 12,471 12,570 150
Job growth/(losses) 152 157 162 168 173 0

4,800

1\ Agricultural Services, Forestry, & Fisheries
2\ Transportation & Utilities
3\ Finance, Insurance, Real Estate

Table III-3B: Projected Employment inTeller County, 2006 - 2016

Source: THK Associates, Inc.
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B. Population and Household Growth Trends in the Two-County Colorado Springs
MSA

Population and household growth drive the demand for real estate development, and the
population and household growth in the two-county market area was strong during the 1980-
2006 period. Moreover, growth picked up in the 1990s and the most significant gains were
posted in recent years. Between 1980 and 2006, the population in the market area increased
by 12,150 people annually from 317,458 to an estimated 633,424 in 2006. The number of
households increased by 4,860 annually during the same period, jumping from 110,673 in 1980
to 237,004 in 2006. The compound annual growth rate for population in the market area over
the last 26 years was 2.7% per year; households grew at a compound rate of 3.0%.

Table III-4 also isolates historical population and household trends for the cities of Fountain,
Colorado Springs and Manitou Springs. Fountain has experienced explosive growth, averaging
annual population and household gains of 410 and 150, respectively, during the 1980-2005
period; or a compound annual growth rate for population of 3.2% and a household compound
growth rate of 3.7%. These annual gains in Fountain have increased to 640 people and 230
households from 2000 to 2006. Colorado Springs grew by 7,560 people annually over the last
26 years, roughly 64.7% of the two-county total. The annual household growth rate has been
2.7% or more than 3,100 units annually since 1980 in Colorado Springs. The City of Manitou
Springs has been averaging a growth rate of 30 people and 20 households per year, on
average, over the last 26 years, or a compound annual growth rate for population of 0.7% and
a household compound growth rate of 0.8%. These annual gains in Manitou Springs have
increased to 50 people and 30 households from 2000 to 2006.
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2004

Year Pop HH Pop HH Pop HH Pop HH Pop HH

1980 8,324 2,509 215,150 81,241 4,475 2,126 309,424 107,791 8,034 2,882
3.318 2.648 2.871

1990 9,984 3,272 281,140 110,862 4,535 2,160 397,014 146,965 12,468 4,720
3.051 2.536 2.701

2000 15,197 5,039 360,890 141,516 4,980 2,452 516,929 192,409 20,555 7,993

2006 19,051 6,393 411,668 162,074 5,305 2,626 609,360 227,567 24,064 9,437
2.996 2.530
2.995 2.559 2.678

(1980-2006): 340 130 7,290 3,010
Numerical 410 150 7,560 3,110 30 20 11,540 4,610 620 250

Percent 3.2% 3.7% 2.5% 2.7% 0.7% 0.8% 2.6% 2.9% 4.3% 4.7%
Percent of

Total 3.4% 3.1% 62.2% 64.0% 0.2% 0.4% 95.0% 94.9% 5.1% 5.1%

(1990-2006): 520 180 7,980 3,070 40 30 11,990 4,540 810 330
Numerical 570 200 8,160 3,200 50 30 13,270 5,040 720 290

Percent 4.1% 4.3% 2.4% 2.4% 1.0% 1.2% 2.7% 2.8% 4.2% 4.4%
Percent of

Total 4.1% 3.8% 58.3% 60.0% 0.4% 0.6% 94.8% 94.6% 5.1% 5.4%

(2000-2006):
Numerical 640 230 8,460 3,430 50 30 15,410 5,860 580 240

Percent 3.8% 4.0% 2.2% 2.3% 1.1% 1.1% 2.8% 2.8% 2.7% 2.8%
Percent of

Total 4.0% 3.8% 52.9% 56.2% 0.3% 0.5% 96.4% 96.1% 3.6% 3.9%
2000-2004 265

Source: US Dept of Commerce, Bureau of Census, and THK Associates, Inc.

Table III-4: Estimates of Population and Households in the
Two-County Colorado Springs MSA, 1980 - 2006

Teller
County

El Paso
County

City of
Fountain

City of
Colorado Springs

City of
Manitou Springs

Two- County
Market Area

Pop HH

317,458 110,673
2.868

409,482 151,685
2.700

537,484 200,402

633,424 237,004
2.662
2.672

11,000 4,490
12,150 4,860
2.7% 3.0%

100.0% 100.0%

12,800 4,870
14,000 5,330
2.8% 2.8%

100.0% 100.0%

15,990 6,100
2.8% 2.84%

100.0% 100.0%
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3.0%

65.0%
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96.2%

3.8%
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Population & Households in the Two-
County Market Area, 2006

Population 19,051 411,668 5,305 609,360 24,064 633,424

Households 6,393 162,074 2,626 227,567 9,437 237,004

Fountain Colorado Springs Manitou Springs El Paso County Teller County Two-County
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Table III-3C shows a comparison of THK Associates’ employment projections, based on census
tracking numbers, to the Pikes Peak Area Council of Government employment projections. For
the 2006-2016 period, the Pikes Peak Area Council of Government projects a more aggressive
approach of 2.78% growth annually, including the thousands of new Fort Carson soldiers being
sent over the next several years. THK Associates project an increase of 1.75% jobs annually
over the next 11 years in the two-county market area.

Pikes Peak Council Area of Government THK Associates
2006 343,606 366,497
2010 394,416 392,291
2015 443,730 428,104
2020 487,077 --

Annual Change Pikes Peak Council Area of Government THK Associates
2006-2016

Numerical 10,879 6,930

Percentage 2.78% 1.75%

Source: Pikes Peak Area Council of Government and THK Associates, Inc.

Table III-3: Projected Employment Comparisons for the Two-County Market Area

Employment Estimates



2.78%

1.75%

0.00%
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1.00%

1.50%

2.00%
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2006-2016

Pikes Peak Area Council of Government

THK Associates

Average Annual
Change 10,879

Average Annual
Change 6,930
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C. Residential Construction Trends in the Two-County Colorado Springs Market
Area

Residential housing construction by unit type for the two-county market area is displayed in
Table III-5. As shown, single-family and duplex units dominate construction activity in the
market area, typically accounting for 80%-90% of the permits issued. In fact, rental multi-
family permits have decreased significantly in recent years, accounting for only 5% of permits
issued since 2003, whereas since 1981, multi-family permits have accounted for nearly 22.8%
of the total permits issued. In 2005, almost 7,000 residential building permits were issued in the
market area; of those, 93.8% were for single-family and duplex units.

Table III-5A shows permit activity in Fountain since 1990. Increases in new housing have been
dramatic in recent years, averaging 430 permits annually since 2001. Table III-5B shows
permit activity in the City of Colorado Springs. Since 1996, permits have increased by almost
3,500 permits per year. In Manitou Springs, limited activity has taken place, as shown in Table
III-5C. However, single-family construction has dominated in this area, averaging 92.3% per
year of the total permits issued since 2003.

Table III-6 shows permit activity for Teller and El Paso Counties for the years 1980 – 2005. El
Paso County represents over 95% of the total number of permits issued in this two-county
market area per year over the last 26 years. The number of permits issued in El Paso County
have been steadily increasing since 1980, with a small decline in the late 1980’s.

Teller County has remained fairly consistent in the number of permits issued since 1980.
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Single Family Percent Multi Family Percent Total Percent
Year Construction of Total Construction of Total Construction of Total

1980 2,367 80.9% 559 19.1% 2,926 100.0%
1981 2,531 83.0% 517 17.0% 3,048 100.0%
1982 3,137 73.0% 1,158 27.0% 4,295 100.0%
1983 4,352 39.5% 6,670 60.5% 11,022 100.0%
1984 4,585 47.7% 5,024 52.3% 9,609 100.0%
1985 4,586 67.1% 2,249 32.9% 6,835 100.0%
1986 5,662 84.9% 1,010 15.1% 6,672 100.0%
1987 2,372 81.4% 543 18.6% 2,915 100.0%
1988 1,543 93.5% 107 6.5% 1,650 100.0%
1989 941 98.5% 14 1.5% 955 100.0%
1990 817 73.1% 300 26.9% 1,117 100.0%
1991 1,257 96.1% 51 3.9% 1,308 100.0%
1992 3,052 100.0% 0 0.0% 3,052 100.0%
1993 3,826 97.7% 89 2.3% 3,915 100.0%
1994 3,947 96.5% 145 3.5% 4,092 100.0%
1995 3,702 74.2% 1,286 25.8% 4,988 100.0%
1996 4,443 76.3% 1,381 23.7% 5,824 100.0%
1997 4,190 81.2% 972 18.8% 5,162 100.0%
1998 4,567 86.9% 687 13.1% 5,254 100.0%
1999 4,685 80.3% 1,148 19.7% 5,833 100.0%
2000 5,462 82.4% 1,170 17.6% 6,632 100.0%
2001 5,467 74.7% 1,856 25.3% 7,323 100.0%
2002 5,262 74.5% 1,800 25.5% 7,062 100.0%
2003 5,280 96.9% 169 3.1% 5,449 100.0%
2004 6,456 95.4% 310 4.6% 6,766 100.0%
2005 6,550 93.8% 434 6.2% 6,984 100.0%
2006 * 1,402 94.1% 88 5.9% 1,490 100.0%

25 Year Average 3,947 77.2% 1,164 22.8% 5,110 100.0%
1981-2005

10 Year Average 5,236 84.1% 993 15.9% 6,229 100.0%
1996-2005

5 Year Average 5,803 86.4% 914 13.6% 6,717 100.0%
2001-2005

3 Year Average 6,095 95.2% 304 4.8% 6,400 100.0%
2003-2005

* 2006 permits through March

Table III-5: Residential Building Permits Issued by Type

Source: THK Associates, Inc.

in the Two-County Colorado Springs MSA, 1980 - 2006
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Single Family Percent Multi Family Percent Total Percent
Year Construction of Total Construction of Total Construction of Total

1990 3 100.0% 0 0.0% 3 100.0%
1991 2 100.0% 0 0.0% 2 100.0%
1992 16 100.0% 0 0.0% 16 100.0%
1993 95 100.0% 0 0.0% 95 100.0%
1994 56 87.5% 8 12.5% 64 100.0%
1995 75 100.0% 0 0.0% 75 100.0%
1996 176 100.0% 0 0.0% 176 100.0%
1997 155 100.0% 0 0.0% 155 100.0%
1998 198 84.6% 36 15.4% 234 100.0%
1999 269 100.0% 0 0.0% 269 100.0%
2000 278 97.2% 8 2.8% 286 100.0%
2001 330 100.0% 0 0.0% 330 100.0%
2002 284 97.3% 8 2.7% 292 100.0%
2003 334 74.4% 115 25.6% 449 100.0%
2004 400 90.5% 42 9.5% 442 100.0%
2005 575 90.6% 60 9.4% 635 100.0%
2006 * 119 60.4% 78 39.6% 197 100.0%

16 Year Average 203 92.1% 17 7.9% 220 100.0%
1990-2005

10 Year Average 300 91.8% 27 8.2% 327 100.0%
1996-2005

5 Year Average 385 89.5% 45 10.5% 430 100.0%
2001-2005

3 Year Average 436 85.8% 72 14.2% 509 100.0%
2003-2005

*2006 permits through April
**2005 figures estimated based on available data

Table III-5A: Residential Building Permits Issued by Type and Tenure
in the City of Fountain, 1990 - 2006

Source: City of Fountain and THK Associates, Inc.
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Single Family Percent Multi Family Percent Total Percent
Year Construction of Total Construction of Total Construction of Total

1990 477 72.5% 181 27.5% 658 100.0%
1991 728 96.2% 29 3.8% 757 100.0%
1992 1,703 100.0% 0 0.0% 1,703 100.0%
1993 2,419 97.8% 56 2.2% 2,475 100.0%
1994 2,596 95.9% 112 4.1% 2,708 100.0%
1995 2,442 74.1% 855 25.9% 3,297 100.0%
1996 2,695 74.9% 903 25.1% 3,598 100.0%
1997 2,581 80.5% 627 19.5% 3,208 100.0%
1998 2,942 87.4% 424 12.6% 3,366 100.0%
1999 2,925 80.0% 731 20.0% 3,656 100.0%
2000 3,007 80.6% 722 19.4% 3,729 100.0%
2001 3,137 73.6% 1,126 26.4% 4,263 100.0%
2002 2,891 72.7% 1,084 27.3% 3,975 100.0%
2003 2,703 96.2% 108 3.8% 2,811 100.0%
2004 2,800 94.5% 162 5.5% 2,962 100.0%
2005 2,818 92.4% 231 7.6% 3,049 100.0%
2006 * 982 94.2% 60 5.8% 1,042 100.0%

16 Year Average 2,344 81.1% 459 15.9% 2,888 100.0%
1990-2005

10 Year Average 2,850 82.3% 612 17.7% 3,462 100.0%
1996-2005

5 Year Average 2,870 84.1% 542 15.9% 3,412 100.0%
2001-2005

3 Year Average 2,774 94.3% 167 5.7% 2,941 100.0%
2003-2005

* 2006 Permits through April
** 2004 data is an estimate based on available data due to a computer crash

Table III-5B: Residential Building Permits Issued by Type and Tenure
in the City of Colorado Springs, 1990 - 2006

Source: Regional Building Department and THK Associates, Inc.
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Single Family Percent Multi Family Percent Total Percent
Year Construction of Total Construction of Total Construction of Total

1990 4 100.0% 0 0.0% 4 100.0%
1991 4 100.0% 0 0.0% 4 100.0%
1992 5 100.0% 0 0.0% 5 100.0%
1993 9 100.0% 0 0.0% 9 100.0%
1994 15 100.0% 0 0.0% 15 100.0%
1995 10 71.4% 4 28.6% 14 100.0%
1996 18 100.0% 0 0.0% 18 100.0%
1997 13 100.0% 0 0.0% 13 100.0%
1998 10 62.5% 6 37.5% 16 100.0%
1999 18 100.0% 0 0.0% 18 100.0%
2000 14 100.0% 0 0.0% 14 100.0%
2001 11 47.8% 12 52.2% 23 100.0%
2002 18 56.3% 14 43.8% 32 100.0%
2003 8 72.7% 3 27.3% 11 100.0%
2004 15 100.0% 0 0.0% 15 100.0%
2005 13 100.0% 0 0.0% 13 100.0%
2006 * 8 42.1% 11 57.9% 19 100.0%

16 Year Average 11 79.4% 3 20.6% 14 100.0%
1990-2005

10 Year Average 14 79.8% 4 20.2% 17 100.0%
1996-2005

5 Year Average 13 69.1% 6 30.9% 19 100.0%
2001-2005

3 Year Average 12 92.3% 1 7.7% 13 100.0%
2003-2005

* 2006 permits through April

Table III-5C: Residential Building Permits Issued by Type and Tenure
in the City of Manitou Springs, 1990 - 2006

Source: Regional Building Department and THK Associates, Inc.
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Table III-6: Residential Building Permits Issued in the Two-County Colorado Springs MSA, 1980 - 2006

Single Family

% of % of % of
Year Permits County Permits County Permits County

1980 2,170 91.7% 197 8.3% 2,367 100.0%
1981 2,323 91.8% 208 8.2% 2,531 100.0%
1982 2,955 94.2% 182 5.8% 3,137 100.0%
1983 4,090 94.0% 262 6.0% 4,352 100.0%
1984 4,336 94.6% 249 5.4% 4,585 100.0%
1985 4,371 95.3% 215 4.7% 4,586 100.0%
1986 5,423 95.8% 239 4.2% 5,662 100.0%
1987 2,202 92.8% 170 7.2% 2,372 100.0%
1988 1,461 94.7% 82 5.3% 1,543 100.0%
1989 863 91.7% 78 8.3% 941 100.0%
1990 749 91.7% 68 8.3% 817 100.0%
1991 1,182 94.0% 75 6.0% 1,257 100.0%
1992 2,857 93.6% 195 6.4% 3,052 100.0%
1993 3,638 95.1% 188 4.9% 3,826 100.0%
1994 3,697 93.7% 250 6.3% 3,947 100.0%
1995 3,447 93.1% 255 6.9% 3,702 100.0%
1996 4,067 91.5% 376 8.5% 4,443 100.0%
1997 3,823 91.2% 367 8.8% 4,190 100.0%
1998 4,266 93.4% 301 6.6% 4,567 100.0%
1999 4,382 93.5% 303 6.5% 4,685 100.0%
2000 5,098 93.3% 364 6.7% 5,462 100.0%

2001 5,260 96.2% 207 3.8% 5,467 100.0%
2002 5,031 95.6% 231 4.4% 5,262 100.0%
2003 5,069 96.0% 211 4.0% 5,280 100.0%
2004 6,179 95.7% 277 4.3% 6,456 100.0%
2005 6,348 96.9% 202 3.1% 6,550 100.0%

2006 * 1,368 97.6% 34 2.4% 1,402 100.0%

25 Year Average 3,725 94.4% 222 5.6% 3,947 100.0%
1981-2005

10 Year Average 4,952 94.6% 284 5.4% 5,236 100.0%
1996-2005

5 Year Average 5,577 96.1% 226 3.9% 5,803 100.0%
2001-2005

3 Year Average 5,865 96.2% 230 3.8% 6,095 100.0%
2003-2005

Market Area
Two-CountyEl Paso

County County
Teller
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Multi-Family

% of % of % of
Year Permits County Permits County Permits County

1980 535 95.7% 24 4.3% 559 100.0%
1981 473 91.5% 44 8.5% 517 100.0%
1982 1,129 97.5% 29 2.5% 1,158 100.0%
1983 6,586 98.7% 84 1.3% 6,670 100.0%
1984 4,968 98.9% 56 1.1% 5,024 100.0%
1985 2,191 97.4% 58 2.6% 2,249 100.0%
1986 1,006 99.6% 4 0.4% 1,010 100.0%
1987 543 100.0% 0 0.0% 543 100.0%
1988 107 100.0% 0 0.0% 107 100.0%
1989 14 100.0% 0 0.0% 14 100.0%
1990 300 100.0% 0 0.0% 300 100.0%
1991 51 100.0% 0 0.0% 51 100.0%
1992 0 0.0% 0 0.0% 0 0.0%
1993 77 86.5% 12 13.5% 89 100.0%
1994 145 100.0% 0 0.0% 145 100.0%
1995 1,278 99.4% 8 0.6% 1,286 100.0%
1996 1,225 88.7% 156 11.3% 1,381 100.0%
1997 972 100.0% 0 0.0% 972 100.0%
1998 687 100.0% 0 0.0% 687 100.0%
1999 1,148 100.0% 0 0.0% 1,148 100.0%
2000 1,166 99.7% 4 0.3% 1,170 100.0%
2001 1,856 100.0% 0 0.0% 1,856 100.0%
2002 1,796 99.8% 4 0.2% 1,800 100.0%
2003 169 100.0% 0 0.0% 169 100.0%
2004 306 98.7% 4 1.3% 310 100.0%
2005 434 100.0% 0 0.0% 434 100.0%
2006 * 88 100.0% 0 0.0% 88 100.0%

25 Year Average 1,145 98.4% 19 1.6% 1,164 100.0%
1981-2005

10 Year Average 976 98.3% 17 1.7% 993 100.0%
1996-2005

5 Year Average 912 99.8% 2 0.2% 914 100.0%
2001-2005

3 Year Average 303 99.6% 1 0.4% 304 100.0%
2003-2005

El Paso Teller Two-County
Market AreaCounty County
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Total

% of % of % of
Year Permits County Permits County Permits County

1980 2,705 92.4% 221 7.6% 2,926 100.0%
1981 2,796 91.7% 252 8.3% 3,048 100.0%
1982 4,084 95.1% 211 4.9% 4,295 100.0%
1983 10,676 96.9% 346 3.1% 11,022 100.0%
1984 9,304 96.8% 305 3.2% 9,609 100.0%
1985 6,562 96.0% 273 4.0% 6,835 100.0%
1986 6,429 96.4% 243 3.6% 6,672 100.0%
1987 2,745 94.2% 170 5.8% 2,915 100.0%
1988 1,568 95.0% 82 5.0% 1,650 100.0%
1989 877 91.8% 78 8.2% 955 100.0%
1990 1,049 93.9% 68 6.1% 1,117 100.0%
1991 1,233 94.3% 75 5.7% 1,308 100.0%
1992 2,857 93.6% 195 6.4% 3,052 100.0%
1993 3,715 94.9% 200 5.1% 3,915 100.0%
1994 3,842 93.9% 250 6.1% 4,092 100.0%
1995 4,725 94.7% 263 5.3% 4,988 100.0%
1996 5,292 90.9% 532 9.1% 5,824 100.0%
1997 4,795 92.9% 367 7.1% 5,162 100.0%
1998 4,953 94.3% 301 5.7% 5,254 100.0%
1999 5,530 94.8% 303 5.2% 5,833 100.0%
2000 6,264 94.5% 368 5.5% 6,632 100.0%
2001 7,116 97.2% 207 2.8% 7,323 100.0%
2002 6,827 96.7% 235 3.3% 7,062 100.0%
2003 5,238 96.1% 211 3.9% 5,449 100.0%
2004 6,485 95.8% 281 4.2% 6,766 100.0%
2005 6,782 97.1% 202 2.9% 6,984 100.0%
2006 * 1,456 97.7% 34 2.3% 1,490 100.0%

25 Year Average 4,870 95.3% 241 4.7% 5,110 100.0%
1981-2005

10 Year Average 5,928 95.2% 301 4.8% 6,229 100.0%
1996-2005

5 Year Average 6,490 96.6% 227 3.4% 6,717 100.0%
2001-2005

3 Year Average 6,168 96.4% 231 3.6% 6,400 100.0%
2003-2005

* 2006 Permits through March

CountyCounty
El Paso

Source: U.S. Department of Commerce, C-40 Reports and THK Associates, Inc.

Market Area
Teller Two-County
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D. Population and Household Projections for the Two-County Colorado Springs
Market Area

Population, household, and employment data for the two-county market area are compared in
Table III-7. In 1980, the population of the market area was 317,458 and resident employment
was 170,599 for an employment participation rate of .537, meaning that 53.7% of the
population was employed. By 1990, the market area’s resident employment had increased to
236,989 with a population of 409,482 for an employment participation rate of .579. In Table
III-6, the population growth of the two-county market area is projected based on the
anticipated employment growth. With a projected 2016 resident employment of 435,790, the
estimated 2016 population for the market area will be 783,200 with a projected employment
participation rate of .556. The market area’s population is projected to grow by 14,980 persons
per year through 2016.

Table III-7 also shows the projected trends in new household formations for the two-county
market area. The population per household in the market area declined from 2.73 in 1980 to
2.61 in 2006.

During the next decade, household size should continue to decline but at a slower rate. New
household formations in the market area are projected to grow by an average of 6,010 annually
during the next decade, with the average household size declining to 2.58. Population in group
quarters, e.g., institutions, dormitories, etc., is expected to increase modestly during the decade
to approximately 16,017.
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1.007442613 0.995011982
Employment Annual Population Population Population Annual

Total Participation January 1, Population in Group In Per Household
Year Employment Ratio Population Change Quarters Households Household Households Change

1980 170,599 0.5374 317,458 -- 15,350 302,108 2.7297 110,673 --
1990 236,989 0.5788 409,482 9,200 15,618 393,864 2.5966 151,685 4,100
2000 348,425 0.6483 537,484 12,800 15,516 521,968 2.6046 200,402 4,870
2006 366,497 0.5786 633,424 15,990 15,700 617,724 2.6064 237,004 6,100

0.9961 1.002 8.3 0.99907
2007 372,720 0.5763 646,700 13,276 15,731 630,969 2.6040 242,310 5,306
2008 379,100 0.5741 660,350 13,650 15,763 644,587 2.6015 247,770 5,460
2009 385,620 0.5719 674,330 13,980 15,794 658,536 2.5991 253,370 5,600
2010 392,290 0.5696 688,680 14,350 15,826 672,854 2.5967 259,120 5,750
2011 399,120 0.5674 703,420 14,740 15,858 687,562 2.5943 265,030 5,910
2012 406,120 0.5652 718,560 15,140 15,889 702,671 2.5919 271,100 6,070
2013 413,270 0.5630 734,070 15,510 15,921 718,149 2.5895 277,330 6,230
2014 420,600 0.5608 750,020 15,950 15,953 734,067 2.5871 283,750 6,420
2015 428,100 0.5586 766,380 16,360 15,985 750,395 2.5847 290,330 6,580
2016 435,790 0.5564 783,200 16,820 16,017 767,183 2.5822 297,100 6,770

38576 16257.8 2.372768763
Average 8,890 11,000 0.808 4,490 2.4498886

Annual Change 11,140 12,800 0.870 4,870 2.6283368
(2006-2016) 0.839 2.5391127

Numerical: 6,930 14,980 0.463 30 14,950 6,010 2.4925125
15157.24508 32 6100

Percent: 1.7% 2.1% 0.2% 2.2% 2.3%

Source: Dept of Commerce, Bureau of the Census and THK Associates, Inc.

Table III-7: Projected Population and Households in the Two-County Colorado Springs MSA, 2006 - 2016
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Average Annual Population Growth 12,150 14,000 15,990 14,980

Average Annual Household Growth 4,860 5,330 6,100 6,010
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* Projected
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E. Tourism and Visitation Trends in the Two-County Colorado Springs Market Area

According to Experience Colorado Springs at Pikes Peak, tourism is Colorado Springs’ third
largest industry, employing over 17,000 people and contributing over $1 billion into the local
economy. Based on an estimated 6 million annual visitors, this equates to over $165 in
expenditures per visitor. These visitors are an important base for retail sales, lodging occupancy
and other sectors of the service economy. In turn, these revenues provide spinoff demands for
housing, employment and other economic activities.

There are nearly 13,600 lodging units in Colorado Springs, with total occupancy at 59.6% in
2005, according to the Rocky Mountain Lodging Report. This amounts to over 3 million room
nights sold in 2005, at an average daily rate of $78, equaling $235 million in room revenues.
The Colorado Springs Airport reported just over 1 million enplaned passengers in 2005, a figure
that has held steady in recent years.

These visitors are coming to see the plethora of major attractions the region has to offer,
centered around spectacular Pikes Peak towering over the city. The list of main attractions and
their estimated visitor totals is as follows:

Garden of the Gods Park 1,700,000
Garden of the Gods Visitor and Nature Center 700,000
US Air Force Academy Visitor Center 490,000
Cheyenne Mountain Zoo 400,000
Focus on the Family 258,000
Pikes Peak – America’s Mountain 241,000
Pikes Peak Cog Railway 223,000
Seven Falls 183,000
Flying W Ranch 150,000
Olympic Training Center 100,000
Pioneers Museum 49,000

Many of these attractions and facilities are centered around and accessed by the U.S. 24
corridor. The road to the summit of Pikes Peak, the Pikes Peak Cog Railway, Seven Falls, Cave
of the Winds, Cliff Dwellings Museum, Garden of the Gods Trading Post and Miramont Castle
are all serviced by Highway 24. The highway also serves Woodland Park, and the historic
mining, and now gambling, town of Cripple Creek. Old Colorado City and Manitou Springs, the
main community along the subject stretch of highway, are tourist attractions in themselves,
with numerous restaurants, antiques, art galleries, bed and breakfasts and mineral springs.

The defined trade area for the US 24 corridor contains 1,674 lodging units in 51 separate
facilities, or approximately 12% of Colorado Springs region total. There is a projected need for
close to 200 more units over the next decade, assuming occupancies remain stable at close to
60%. Several Recreational Vehicle parks serve tourists near the highway.
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F. The Residential Market in the Two-County Colorado Springs Market Area

This section of the study uses the statistics, estimates and projections from the economic base
and demographic analyses as a basis for projecting residential demand for the two-county
market area.

1. Projected Demand in the Two- County Market Area

Based on the historical performance of the two-county market areas’ housing markets and on
the projected growth in new household formations shown earlier in this report, the demand for
new residential construction can be segmented by tenure and type of unit. This will allow the
market potentials for specific types of residential construction to be examined. The key
components of residential demand during the next decade will include new housing units to
meet the demands of new population growth and household formations, construction to meet
the demands of the existing households in the area looking to upgrade or downgrade into new
ownership or rental units, and construction to replace units lost through demolition and
conversion. Table III-8 summarizes the net change in housing unit demand expected during
the next decade in the two-county market area.

THK estimates that new household formations will average 6,010 per year during the 2006-
2016 projection period. This will produce a demand for the construction of 6,556 dwelling units
annually when adjusted for vacancies and demolitions. Single-family detached construction of
4,616 units annually during the next decade will account for approximately 70% of total
construction in the market area. Townhome and condominium construction will average 551
units annually, or 8% of the total construction; rental apartment construction will average 1,311
units annually, or 20% of total construction; and manufactured home construction will average
79 units annually, or 1.2% of total construction.
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1.075 80.0% 88.0% 10.5% 1.5% 20.0%
0.70 0.08 0.01 0.20

Annual
Housing Total Detached Attached Rental

Annual Unit Owner- Single Single Manufactured Multi-
Year Households Change Demand ship Family Family Housing family
2006 237,004 5,306 5,704 4,563 4,016 479 68 1,141
2007 242,310 5,460 5,870 4,696 4,132 493 70 1,174
2008 247,770 5,600 6,020 4,816 4,238 506 72 1,204
2009 253,370 5,750 6,181 4,945 4,352 519 74 1,236
2010 259,120 5,910 6,353 5,083 4,473 534 76 1,271
2011 265,030 6,070 6,525 5,220 4,594 548 78 1,305
2012 271,100 6,230 6,697 5,358 4,715 563 80 1,339
2013 277,330 6,420 6,902 5,521 4,859 580 83 1,380
2014 283,750 6,580 7,074 5,659 4,980 594 85 1,415
2015 290,330 6,770 7,278 5,822 5,124 611 87 1,456
2016 297,100 6,990 7,514 6,011 5,290 631 90 1,503

Average
Annual Demand

(2006-2016) 6,010 6,556 5,245 4,616 551 79 1,311

Table III-8: Projected Two-County Market Area
Residential Demand by Unit Type, 2006-2016

Ownership Units

Source: THK Associates, Inc.
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G. The Retail Commercial Market in the Two-County Market Area

The retail commercial development potentials for the two-county market area are a product of the
supply and demand forces affecting greater Colorado Springs and its trade area. The commercial
and retail competition in this trade area represent the supply side of the market, and the size,
market acceptance, and proximity of the competition will influence the capture rate any
commercial development can expect to achieve. The demand for commercial space in greater
Colorado Springs depends on population growth, income characteristics, household expenditure
patterns, and visitation trends within the region’s primary trade area.

Table III-9 illustrates recent market characteristics in greater Colorado Springs for the first
quarter of 2006. Overall, the area has almost 15.5 million square feet of rentable retail
commercial space. The west and southwest submarkets, near Highway 24 have 2,154,350
square feet. The vacancy rate in these two areas is 9.7%, with the southwest submarket
having the lowest vacancy of all submarkets. In these two submarkets, over 21,000 square
feet has been leased in 2006, almost 13% of the region’s total.

Total Rentable Percent of Vacant Percent of Vacancy Leasing Leasing
Submarket Square Feet Total Square Feet Total Rate Activity Absorption Activity Absorption
CBD 157,969 1.0% 32,960 2.6% 20.9% 3,094 -10,858 7,180 -1,287
CBD Fringe 339,521 2.2% 20,279 1.6% 6.0% 0 0 41,002 26,777
Northwest 790,752 5.1% 82,850 6.6% 10.5% 8,035 8,035 40,114 6,807
Northeast 3,342,651 21.6% 92,724 7.4% 2.8% 38,423 32,738 102,145 22,437
East 2,993,808 19.3% 259,415 20.7% 8.7% 38,061 11,313 124,395 19,782
Southeast 1,844,070 11.9% 370,869 29.6% 20.1% 18,070 333 91,782 57,008
Southwest 1,801,638 11.6% 46,137 3.7% 2.6% 17,392 13,026 27,111 -9,012
West 352,712 2.3% 25,205 2.0% 7.1% 3,949 -9,095 3,528 -4,415
North Central 3,574,141 23.1% 304,049 24.3% 8.5% 37,815 14,558 58,775 -85,821
Monument 129,540 0.8% 7,500 0.6% 5.8% 2,000 2,000 11,400 10,600
Falcon 162,740 1.1% 9,399 0.8% 5.8% 1,200 1,200 5,251 2,601

Total 15,489,542 100.0% 1,251,387 100.0% 8.1% 168,039 63,250 512,683 45,477

Source: Sierra Commercial Real Estate, Inc. and THK Associates, Inc.

First Quarter, 2006 1st Quarter 2006

TABLE III-9: Greater Colorado Springs Retail Market Characteristics, 2006

Total 2005
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H. The Office Market in the Two-County Market Area

1. Office Market Trends

As the local greater Colorado Springs market evolves and the regional market continues to
expand, additional demand will be generated for office space.

Table III-10 shows market characteristics of the greater Colorado Springs market area for the
first quarter of 2006. The U.S. Highway 24 sites reside in the southwest submarket. The
greater Colorado Springs area presently has 25.6 million square feet of office space and
currently, there are 1,790,365 square feet of office space, 7% of the total in the southwest
market. Absorption is down in the first quarter of 2006 at 52,915 square feet in the region, but
only 3,284 in the southwest submarket, compared to the average of 2005 per quarter of 9,936.

Table III-11 demonstrates characteristics of a representative sample of office buildings in the
two-county Colorado Springs market area. As shown, 909 office buildings were sampled and
this represented total office square footage of 24,752,116 square feet, for an average building
size of 27,230 square feet. The median office building size, however, is approximately 10,000
square feet and only 14% of the buildings are greater than 50,000 square feet. A total of 18%
of the office space was built prior to 1970 and in the 1970’s construction averaged 408,310
square feet per year, while during the 1980’s construction averaged 722,700 square feet per
year, with the 1990’s averaging 311,600 square feet. Since 2000, office construction has
averaged 713,900 square feet per year. Since 1970, office space construction has averaged
514,200 square feet per year.

Total Rentable Percent of Vacant Percent of Vacancy Leasing Leasing
Submarket Square Feet Total Square Feet Total Rate Activity Absorption Activity Absorption
CBD 3,345,202 13.1% 266,797 8.7% 8.0% 32,717 -81 92,787 -10,172
CBD Fringe 2,712,409 10.6% 215,813 7.0% 8.0% 44,774 16,552 73,864 -45,922
North I-25 10,272,728 40.1% 1,440,155 47.0% 14.0% 148,334 8,766 606,522 219,100
Northeast 3,855,011 15.1% 462,619 15.1% 12.0% 53,354 31,831 205,526 -233
Southeast 3,635,018 14.2% 521,334 17.0% 14.3% 41,361 -7,437 234,097 36,032
Southwest 1,790,365 7.0% 156,880 5.1% 8.8% 4,359 3,284 94,843 39,743

Total 25,610,733 100.0% 3,063,598 100.0% 12.0% 324,899 52,915 1,307,639 238,548

Source: Sierra Commercial Real Estate, Inc. and THK Associates, Inc.

First Quarter, 2006 1st Quarter 2006

Table III-10: Greater Colorado Springs Office Market Characteristics, 2006

Total 2005
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A. Office Buildings by Size

Number of Percent Square Percent Vacancy
Buildings of Total Footage of Total Rate

100,000 and Over 53 6% 9,192,973 37% 16%
50,000 - 99,999 71 8% 5,050,852 20% 19%
20,000 - 49,999 165 18% 5,169,652 21% 18%
10,000 - 19,999 194 21% 2,734,821 11% 17%
Less than 10,000 426 47% 2,603,818 11% 14%

Total 909 100% 24,752,116 100% 17%

B. Office Buildings by Year of Construction

Number of Percent Square Percent Vacancy
Buildings of Total Footage of Total Rate

Before 1970 163 18% 2,254,751 9% 13%
1970s 160 18% 4,083,116 16% 10%
1980s 261 29% 7,227,203 29% 15%
1990s 90 10% 3,115,961 13% 9%
2000s 116 13% 3,569,421 14% 17%
N/A 119 13% 4,501,664 18% 32%

Total 909 100% 24,752,116 100% 17%

C. Office Buildings by Class

Number of Percent Square Percent Vacancy
Buildings of Total Footage of Total Rate

Class A 114 13% 6,811,155 28% 31%
Class B 241 27% 6,912,545 28% 24%
Class C 113 12% 1,253,308 5% 30%
N/A 441 49% 9,775,108 39% 0%

Total 909 100% 24,752,116 100% 17%

Source: DMCAR, & THK Associates, Inc.

Table III-11: Characteristics of the Representative Office Buildings
in the Two-County Colorado Springs Market Area


